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INTRODUCTION & BACKGROUND 

The Marina was built during the early 1980s and then expanded in the late 1980s and early 
1990s.  The Marina has more than 299 slips, ranging from 15 to 50 feet long with end tie 
locations up to 100 feet long.  The dock facilities have been maintained, but no docks have been 
replaced since the original construction.  The Marina’s facilities also include a boat launch ramp, 
fuel facilities, sewer pump-out, and upland buildings with a restaurant, showers, laundry, and 
banquet facilities.  

The City of Sequim requested that Reid Middleton perform an above- and below-water condition 
assessment of the marina dock and upland facilities.  The intent of the assessment is to document 
the current condition of each facility component for the City and develop probable construction 
and maintenance costs to keep the marina operating for the next 20 years.   

Reid Middleton was assisted by subconsultants Echelon Engineering (who provided underwater 
inspection of portions of the perimeter bulkhead, marina piles, and floating docks), Sazan 
(mechanical systems inspection), and Harbor Power (electrical systems inspection).  The Reid 
Middleton team performed a condition assessment of the waterfront facilities on 
January 23 through 25 and February 6, 2019.  The results are provided in this report, including 
current conditions and estimated remaining service life.  

 

 

Figure 1.  John Wayne Marina. 
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CONDITION ASSESSMENT – DOCK FACILITIES  

The waterfront facilities assessed include fixed piers, gangways, floats, piles, boat ramp, and 
utilities at boat maintenance and repair areas.   

The visible structural components of each facility were inspected.  The results of the site observation 
are provided below and summarized in Table 1, followed by an overall assessment of the system.   

Reid Middleton conducted a visual observation of the fixed piers, including piles and 
superstructure (pile caps, stringers, decking, railings); gangways, including attachment points 
and landings; and the above-water portions of the marina floats and piles, including floats, 
walers, rub boards, fenders, and hardware.  Observation included a Level 1 visual inspection, 
looking for areas of gross damage and deterioration.  Marina utility systems were also included 
in the condition assessment, with Harbor Power reviewing the electrical system. 

Echelon inspected the submerged portions of the floats and the associated piles.  Observation 
included a Level 1 visual inspection to identify gross damage or deterioration, including spalling, 
cracking, or other significant damage to the concrete floats and piles, and a Level 2 cleaning and 
examination of the concrete floats at random locations and in areas of potential deterioration, 
with hammer sounding and probing at suspect and representative areas along the length of 10 
percent of the piles. 

Inspections were performed in accordance with the methods described in the ASCE Manuals and 
Reports on Engineering Practice No. 130 (MOP 130); Waterfront Facilities Inspection and 
Assessment. 

The general condition of each element and specific damage conditions observed are discussed 
below.  A plan of the marina, general condition, and noted locations with condition issues is 
shown in Figure 2.  Photos of the various elements are included in Appendix A.   

The following observation condition ratings are used in this report:  

Good No visible damage or only minor damage is noted.  No repairs are required. 

Satisfactory Limited minor to moderate deterioration was observed.  No repairs are required. 

Fair Primary elements are sound, but minor to moderate defects or deterioration are 
observed.  Repairs are recommended, but the priority of the recommended repairs 
is low. 

Poor Advanced deterioration is observed on widespread portions of the structure.  
Repairs may need to be executed with moderate urgency. 

Serious Advanced deterioration or breakage may have affected the primary structural 
components significantly.  Local failures are possible, and repairs should be 
carried out on a high-priority basis. 
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Critical Extremely advanced deterioration or breakage has resulted in localized failure(s) 
of primary structural components.  More widespread failures are possible or likely 
to occur, and repairs should be carried out on a high-priority basis. 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

Fixed Pier 
Floats B-D, 
Gangway, 
Gate Structure 

1, 2 Satisfactory Pile cap is in satisfactory condition.  It consists of a 
creosote-treated timber on top of two support piles. 
 
Stringers are creosote-treated timbers and are in 
satisfactory condition, with only minor surface 
fungal decay observed. 
 
Decking is 4x12 pressure treated timber and is in 
fair condition, with some abrasion wear.  
 
Railings consist of painted timber posts and rails and 
are in satisfactory condition with only paint touch-
up needed. 
 
The gangway is in fair condition overall.  There is 
rust on the grating and the non-skid painted 2x8 
timber decking is worn.  The galvanized steel pipe 
railings and structure are in satisfactory condition 
with minor surface rust.  
 
The gate structure consists of painted pressure-
treated timber framing, galvanized steel tube gate, 
and tin roofing.  The gate structure is in satisfactory 
condition overall with minor surface rust. 

Fixed Pier 
Floats E & F, 
Gangway,  
Gate Structure 

3, 4 Satisfactory Pile cap is in satisfactory condition.  It consists of a 
creosote-treated timber on top of two support piles. 
 
Stringers are creosote-treated timbers and are in 
satisfactory condition, with only minor surface 
fungal decay observed. 
 
Decking is 4x12 pressure-treated timber and is in 
fair condition, with some abrasion wear.  
 
Railings consist of painted timber posts and rails and 
are in satisfactory condition with areas that have 
peeling/flaked paint and timber deterioration 
(especially the top rail). 
 
The gangway is in fair condition overall.  There is 
rust on the grating and the non-skid painted 2x8 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

timber decking is worn.  The galvanized steel pipe 
railings and structure are in satisfactory condition.  
 
The gate structure consists of painted pressure-
treated timber framing, galvanized steel tube gate, 
and tin roofing.  The gate structure is in satisfactory 
condition overall. 

Fixed Pier 
Floats G & H, 
Gangway, 
Gate Structure 

5, 6 Satisfactory Pile cap is in satisfactory condition.  It consists of a 
creosote-treated timber on top of two support piles. 
 
Stringers are creosote-treated timbers and are in 
satisfactory condition, with only minor surface 
fungal decay observed. 
 
Decking is 4x12 pressure-treated timber and is in 
fair condition, with some abrasion wear.  
 
Railings consist of painted timber posts and rails and 
are in fair condition, with areas that have peeling or 
flaked paint and timber deterioration (especially the 
top rail). 
 
The gangway is in fair condition overall.  There is 
rust on the grating, and the non-skid painted 2x8 
timber decking is worn.  The galvanized steel pipe 
railings and structure are in satisfactory condition.  
The gangway has one broken wheel. 
 
The gate structure consists of painted pressure-
treated timber framing, galvanized steel tube gate, 
and tin roofing.  The gate structure is in satisfactory 
condition overall. 

Fixed Pier 
Piles 

7 Satisfactory Piles are creosote-treated 12- to 16-inch-diameter 
timber and are all in good to satisfactory condition, 
with only minor areas of abrasion damage and 
deterioration observed. 

Float B-D 
Walkway, 
Float B, 
Float C, 
Float D 

8, 9, 10, 
11, 12, 
13, 14, 

15 

Fair The concrete floats are in fair condition overall.  All 
show intermittent hairline cracking and minor 
spalling on the top and bottom decks and side walls, 
and all have light to moderate marine growth.  The 
concrete tri-frames have some spall and cracking 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

 damage and are in fair to poor condition.  The 
galvanized steel pile hoops show some rusting and 
at least minor corrosion.  The 3x8 timber walers are 
in satisfactory condition overall, with minor surface 
deterioration.  The 2x8 timber rub boards are in fair 
condition, with timber deterioration observed 
throughout and one location of major damage on the 
north side of C Float.  The thru-rods and associated 
hardware appear in fair condition, with surface rust 
observed.  The cleats and other hardware are in 
satisfactory condition. 
 
The kayak storage float at the northwest end of 
Float B-D consists of polyethylene tubs with timber 
framing and timber decking.  The kayak storage 
float is approx. 8 feet by 32 feet and is in good 
condition overall with no issues observed. 

Floats B-D, B, 
C, & D Piles 

16, 17, 
18 

Satisfactory 
to Fair 

The piles on B Float and the south side of C Float 
are plastic piles consisting of a 12-inch-diameter 
recycled polyethylene pile over a 6-inch-diameter 
steel pipe pile.  The piles are in fair condition overall 
with some minor cracking observed and the top 
plastic pile cap open/split.  On B Float there are two 
piles with moderate cracking and one with major 
cracking in the plastic piles. 
 
The piles on the north side of C Float, the B-D 
Walkway Float, and D Float are creosote-treated 
timber piles ranging from 12 to 16 inches diameter.  
These piles are all in satisfactory condition, with 
only minor areas of abrasion damage and 
deterioration observed.   

Float E-F 
Walkway, 
Float E, 
Float F 

19, 20, 
21 

Fair The concrete floats are in fair condition overall.  All 
show intermittent hairline cracking, minor spalling, 
and rust staining.  The minor damage is on the top 
and bottom decks and side walls.  All of the floats 
also have light to moderate marine growth.  The 
concrete tri-frames have some spall and cracking 
damage and are in fair to poor condition, with one 
location on D Float with major spall damage.  The 
galvanized steel pile hoops show some rusting and 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

at least minor corrosion.  The 3x8 timber walers are 
in satisfactory condition overall with minor surface 
deterioration.  The 2x8 timber rub boards are in fair 
condition with timber deterioration observed 
throughout.  The thru-rods and associated hardware 
appear in fair condition with surface rust observed.  
The cleats and other hardware are in satisfactory 
condition with some surface rust observed. 

Floats E-F, E, 
& F Piles 

22, 23, 
24 

Satisfactory 
to Fair 

The piles on the west sides of E and F Floats and the 
E-F Walkway Float are creosote treated timber piles 
ranging from 12 to 16 inches diameter.  These piles 
are all in satisfactory condition, with only minor 
areas of abrasion damage and deterioration 
observed.  
 
The piles on the east side of E Float are part of the 
1994 float expansion and are plastic piles that 
consist of a 12-inch-diameter recycled polyethylene 
pile over a 6-inch-diameter steel pipe pile.  The piles 
are in fair condition overall with some minor 
cracking observed.  The pile at the east end of E 
Float is a 12-inch-diameter galvanized steel pile that 
is in satisfactory condition with no damage 
observed. 
 
The piles on the east side of F Float are part of the 
1989 float expansion and are 18-inch-diameter 
concrete piles.  These piles are in satisfactory 
condition with no damage observed. 

Float G-H 
Walkway, 
Float G, 
Float H 
 

25, 26, 
27, 28, 
29, 30 

Fair The concrete floats are in fair condition overall.  All 
show intermittent hairline cracking, minor spalling, 
and rust staining.  The damage is on the top and 
bottom decks and side walls.  All of the floats have 
light to moderate marine growth.  The southeast two 
finger floats on H Float are also listing slightly.  The 
concrete tri-frames have some spall and cracking 
damage and are in fair condition.  The galvanized 
steel pile hoops are in fair condition and show some 
rusting and minor corrosion with three in moderate 
to severe deterioration due to rust.  The 3x8 timber 
walers are in satisfactory condition overall with 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

minor surface deterioration.  The 2x8 timber rub 
boards are in fair condition with timber deterioration 
observed throughout.  The thru-rods and associated 
hardware appear in fair condition with surface rust 
observed.  The cleats and other hardware are in 
satisfactory condition with some surface rust 
observed. 

Floats G-H, G, 
& H Piles 

31 Satisfactory The piles are creosote-treated timber piles ranging 
from 12 to 16 inches diameter.  These piles are all in 
satisfactory condition, with only minor areas of 
abrasion damage and deterioration observed.   

Guest Float 
Pier, 
Gangway, 
Float, and 
Piles 

32, 33, 
34, 35, 
36, 37, 

38 

Satisfactory Pile cap is in satisfactory condition.  It consists of a 
creosote-treated timber on top of two support piles. 
 
Stringers are creosote-treated timbers and are in 
satisfactory condition, with only minor surface 
fungal decay observed. 
 
Decking is 4x12 pressure treated timber and is in 
fair condition, with some abrasion wear.  
 
Railings consist of painted timber posts and rails and 
are in satisfactory condition. 
 
The gate structure consists of painted pressure-
treated timber framing, galvanized steel tube gate, 
and tin roofing.  The gate structure is in satisfactory 
condition overall with minor surface rust. 
 
The gangway is in fair condition overall.  There is 
rust on the grating, and the non-skid painted 2x8 
timber decking is worn.  The galvanized steel pipe 
railings and structure are in satisfactory condition 
with minor surface rust.  
 
The concrete floats are in satisfactory condition 
overall.  All show intermittent hairline cracking on 
the top and bottom decks and side walls.  All of the 
floats also have light to moderate marine growth.  
The galvanized steel pile hoops show some rusting 
and minor to moderate corrosion.  The 3x8 timber 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

walers are in fair condition overall with areas of 
minor to moderate deterioration.  The 2x8 timber 
rub boards are in fair condition with timber 
deterioration observed throughout.  The thru-rods 
and associated hardware appear in fair condition 
with surface rust observed.  The cleats and other 
hardware are in satisfactory condition with surface 
rust observed.  One 18-inch cleat on the north side 
of the Guest Float is broken. 
 
The kayak storage float at the northwest end of the 
Guest Float consists of polyethylene tubs with 
timber framing and timber decking.  The kayak 
storage float is approx. 12 feet by 26 feet and is in 
good condition overall with no issues observed. 
 
The piles are creosote-treated timber piles 
approximately 14 inches in diameter.  Each pair of 
piles is connected at the top of the piles with 
creosote treated timber members thru-bolted through 
the piles.  These piles and associated timber 
members are all in satisfactory condition, with only 
minor areas of damage and deterioration observed.   

Fuel Float 
Pier, 
Gangway, 
Float, and 
Piles 

39, 40, 
41, 42, 
43, 44 

Satisfactory Pile cap is in satisfactory condition.  It consists of a 
creosote-treated timber on top of two support piles. 
 
Stringers are creosote-treated timbers and are in 
satisfactory condition, with only minor surface 
fungal decay observed. 
 
Decking is 4x12 pressure-treated timber and is in 
fair condition, with some abrasion wear.  
 
Railings consist of painted timber posts and rails and 
are in satisfactory condition. 
 
The gate structure consists of painted pressure-
treated timber framing, galvanized steel tube gate, 
and tin roofing.  The gate structure is in satisfactory 
condition overall with minor surface rust. 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

The gangway is in fair condition overall.  There is 
rust on the grating and the non-skid painted 2x8 
timber decking is worn.  The galvanized steel pipe 
railings and structure are in satisfactory condition.  
 
The concrete floats are in satisfactory condition 
overall.  All show intermittent hairline cracking on 
the top and bottom decks and side walls.  All of the 
floats have light to moderate marine growth.  The 
galvanized steel pile hoops are in satisfactory 
condition.  The 4x8 timber walers are in fair 
condition overall.  The 2x8 timber rub boards are in 
fair condition with some timber deterioration 
observed.  The thru-rods and associated hardware 
appear in fair condition.  The cleats and other 
hardware are in satisfactory condition. 
 
The kayak storage float at the northeast end of the 
Fuel Float consists of polyethylene tubs with timber 
framing and timber decking.  The kayak storage 
float is approx. 15 feet by 36 feet and is in good 
condition overall with no issues observed. 
 
The piles are all creosote-treated timber piles 
approximately 14 inches in diameter except the 
outer two which are coated-steel piles.  Each pair of 
timber piles is connected at the top of the piles with 
creosote-treated timber members thru-bolted 
through the piles.  These timber piles and associated 
timber members are all in satisfactory condition, 
with only minor areas of damage and deterioration 
observed.  The steel piles are in serious condition 
due to heavy corrosion and section loss from the 
intertidal zone to the mudline. 

Boat Launch 
Concrete 
Ramp, Float, 
and Piles 

45, 46, 
47, 48, 
49, 50, 
51, 52 

Fair The boat launch concrete ramps have significant 
cracking throughout the ramp panels and are in fair 
condition overall. 
 
The boat launch floats consist of foam flotation 
filled tires with 4x10 and 4x12 timber framing and 
2x6 timber decking.  The timber framing has areas 
of abrasion and fungal damage and is in fair 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

condition overall.  The timber decking is in fair 
condition with fungal damage at the board ends and 
abrasion damage on the top surface throughout.  
 
Float appurtenances are in fair to poor condition 
with the life ring cabinet cracked, steel pile hoops 
and float connections rusting significantly, pile 
rollers/bumpers significantly deteriorated, and rub 
strip missing or damaged throughout. 
 
The piles are creosote-treated timber piles 
approximately 10 inches in diameter.  These piles 
are all in satisfactory condition, with only minor 
areas of abrasion damage and deterioration 
observed. 

Marina 
Utilities 

53, 54, 
55, 56, 

57 

Fair Fire water systems were not visible other than the 
fire department connections at the piers and some 
hose cabinets.  Fire department connections and fire 
water piping from the piers to the floats appear in 
fair condition overall.  Fire hose cabinets are in fair 
to poor condition. 
 
Potable water on the floats was not visible other 
than the utility hangers and the associated hose bibs.  
Observed portions of the potable water indicate the 
system is in fair condition overall with the hose bibs 
and piping in satisfactory condition and the 
galvanized steel utility hangers in fair condition with 
significant rusting and deterioration observed.  
According to available record drawings (1984), 
water lines are 3-inch PVC on piers and gangways, 
2-1/2-inch PVC on Floats B through G, and 2-inch 
PVC on the fuel and guest floats. 
 
A sanitary sewer pumpout system is installed on the 
Fuel Float.  According to available record drawings 
(1984), there is a 2-inch pressure line for the 
pumpout.  The pumpout system was not visible, but 
based on age and record drawings is likely in 
satisfactory to fair condition. 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

Fuel lines were installed on the Fuel Float.  
According to the available record drawings (1984), 
there are 2-inch galvanized steel pipes for fuel 
installed and connected to the FRP fuel tanks (gas 
and diesel).  This buried system was not visible, but 
based on age and record drawings is likely in 
satisfactory to fair condition. The fuel tanks have a 
leak detection monitoring system that was installed 
in 2005. The marina currently hires a testing 
company (SME Solutions) to perform pressure 
testing of the piping for leakage annually as well as 
an annual test of the leak detection monitoring 
system. A copy of the 2018 test is included in 
Appendix F. 
 
A waste oil tank (steel, about 35 years old) located 
in the maintenance building was also in satisfactory 
to fair condition.   

Riprap 
Breakwater 

58, 59 Satisfactory The riprap breakwater surrounding the marina is in 
satisfactory condition overall with no significant 
issues observed. 

Guardrail 60, 61 Fair The timber guardrail is in fair condition overall with 
moderate deterioration of the timber members.  
Approximately 25 percent of the timbers are 
damaged. 

Upland 
Utilities 

62 Satisfactory 
to Fair 

Fire water services upland were not visible other 
than the fire hydrants, which appear in satisfactory 
condition.  According to available record drawings, 
an 8-inch ductile iron water line was installed in 
1984.  Based on age, it is likely in satisfactory to fair 
condition. 
 
Potable water services upland were not visible.  
According to available record drawings, a 3-inch 
PVC water line was installed in 1984.  Based on 
age, it is likely in fair condition. 
 
Sanitary sewer utilities upland were not visible.  
According to available record drawings, a 6-inch 
line, septic tanks, and lift station and pump to the 
drain field were installed in 1984.  Based on age, the 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

sewer system is likely in satisfactory to fair 
condition. 
 
According to available record drawings, a waste oil 
collection system was installed near the southeast 
corner of the marina in 1991.  This system was not 
visible other than the disposal sink, and based on 
age it is likely in satisfactory to fair condition. 
 
The upland stormwater system consists of catch 
basins within the paved parking area that pipe 
directly out to Puget Sound. According to the 
marina harbormaster, the stormwater for the south 
parking lot area flows to a drain field prior to 
discharging to Puget Sound. There are currently no 
stormwater quality treatment systems for the 
stormwater runoff from the paved parking areas. 

Site Paving 
and ADA 
accessibility 

63, 64, 
65, 66 

Fair The parking lots were paved in approximately the 
mid to late 1980s.  According to the record 
drawings, pavement thickness is only approximately 
2 inches.  The pavement is all asphalt, and it is in 
fair condition overall with cracking observed 
throughout.  Pavement markings (parking stall 
striping) are also significantly deteriorated.  
 
The sidewalks are all concrete and are assumed to 
have been installed at the same time as the asphalt 
pavement.  Sidewalks are in satisfactory condition 
overall.  
 
ADA accessibility to the marina appears to be 
satisfactory except for the gangways down to the 
docks, which likely do not meet ADA requirements 
regarding maximum allowable slope.  
 
Overall access from parking to restrooms, buildings, 
floats, and the boat launch facilities appears to be 
acceptable. 

Environmental 
Concerns 

 N/A There were no major environmental concerns noted 
during the site observation visit.  The existing creek 
and discharge point are outside the breakwater and 
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Table 1.  Condition of Dock Facilities. 

Item  Photo Rating Existing Condition 

should not be affected by any work within the 
marina.  A spill containment kit should be located 
on the fuel dock.  Also, since the timber piles are 
creosote, care should be taken when working with or 
replacing float and pier elements to prevent creosote 
release into the water. 
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ANALYSIS – DOCK FACILITIES (DOCKS & DIVING) 

Review of Background Information  

Based on conversations with Marina staff, ongoing maintenance has been performed on the 
piers, gangways, float systems, boat launch, and associated upland parking lot and utilities, but 
no substantial reconstruction has been done since the systems were initially installed in the 1980s 
and 1990s.  Regular maintenance has consisted of standard float, ramp, and pier maintenance, 
including component replacement and patching and sealing as needed. 

Also based on conversations with the Port of Port Angeles Marina staff, the only dredging that 
was done for the marina was part of the original construction, and no maintenance dredging has 
been done within the marina since.  To date there are no water depth or dredging issues as a 
result of navigation control and observation by the Port.  Marina staff have monitored water 
depths in the marina over the past 20 years and found no significant changes in depth 
(bathymetry).  The average water depth along Floats “B” and “C” has been approximately -8 feet 
(MMLW) since the floats were installed.  This area is shallow for the larger boats at low tide, but 
this is not a result of sedimentation over time.  Overall, the effect of sedimentation within the 
marina basin is minimal. 

The majority of the previous design drawings for the marina were made available and were 
reviewed.  These drawings confirmed sizes and marina elements and confirm that the marina 
elements are all 25 or more years old.  

Recommended Repairs – High Priority  

The marina and upland civil systems have been well maintained but are showing their age 
(25+ years).  There are several high-priority repairs recommended where elements have failed or 
have significant deterioration and are no longer functional.  These elements are detailed in the 
table below along with recommendation for repair, probable construction cost, and 
recommended repair timeline. 

Table 2.  Dock Facilities Recommended Repairs - High Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

Plastic Pile B-1 
with major 
cracking 

Replace plastic pile with new 
galvanized steel pipe pile. 

$10,000 Within 2 years 

Rusted Pile Hoops 
(multiple locations) 

Replace pile hoops with new pile 
hoops with rub strips/rollers.  
Approx. 10 total pile hoops. 

$5,000 Immediate 
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Table 2.  Dock Facilities Recommended Repairs - High Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

Corroded Steel 
Piles at Fuel Float 
(F5, F6) 

Replace with new galvanized steel 
pipe piles (same diameter). 

$20,000 Immediate 

Damaged Gangway 
Wheel (G-H Float) 

Replace gangway wheel assembly 
including rollers 

$1,000 Within 1 year 

Broken Cleat 
(Guest Float) 

Replace with same model cleat. $200 Within 1 year 

 

Recommended Repairs – Medium Priority  

The medium priority recommended repairs are elements that should be repaired or replaced 
within the next five years due to existing and expected additional deterioration.  These elements 
are detailed in the table below along with recommendation for repair, probable construction cost, 
and recommended repair timeline. 

Table 3.  Dock Facilities Recommended Repairs - Medium Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

Timber 
Guardrail 
Replacement 

Replace timber guardrail with new 
metal guardrail.  Approx. 1,000 feet of 
timber guardrail. 

$140,000 2-3 years 

Pier Railing 
Repairs 

Repair timber pier railings including 
replacement of damaged boards, 
cleaning, and new paint (approx. 
150 feet) 

$21,000 3-5 years 

Gangway 
Repairs 

Temporarily remove gangways (5), 
remove rust and repair galvanizing, 
remove decking and rusted grating and 
replace with new grated decking. 

$50,000 1-2 years 

2x8 Rub Board 
Replacement 

Remove damaged rub boards and 
replace with new timber rub boards 
(same dimensions).  Approx. 
15,000 feet of rub boards to be 
replaced. 

$150,000 3-5 years 

Damaged Float 
Tri-Frame 
Replacement 

Remove damaged concrete float tri-
frame and replace with new concrete 
tri-frame or grating. Approx. 50 

$25,000 5 years 
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Table 3.  Dock Facilities Recommended Repairs - Medium Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

(~25%) tri-frames to be replaced 
throughout marina. 

Sewer 
Pumpout 
Replacement 

Sewer pumpout system is approaching 
the end of its expected life.  Remove 
existing and replace with new pumpout 
system including piping. 

$50,000 2-4 years 

Utility Hanger 
Replacement 

Replace rusted existing utility hangers 
throughout marina.  Assume hangers at 
10 feet o.c. on walkway floats (~350).   

$87,500 3-5 years 

Asphalt 
Pavement 
Replacement 

Replace deteriorated existing 2-inch-
thick pavement with new 3-inch-thick 
pavement. See Appendix F for detailed 
cost estimate. 

$755,000 5 years 

Boat Launch 
Concrete 
Ramp Repairs 

Repair cracks and spalls in existing 
boat launch ramp concrete. 

$15,000 1-2 years 

Recommended Repairs – Low Priority  

The low priority recommended repairs are mainly elements that will be at the end of the useful 
life and should be replaced within the next 20 years due to expected additional deterioration.  
These elements are detailed in the table below along with recommendation for repair, probable 
construction cost, and recommended repair timeline. 

Table 4.  Dock Facilities Recommended Repairs - Low Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

Replace Piers 
(including utilities) 

Remove and replace pier and gate 
structures with new piles and 
structures (5 locations @ ~150 sf) 

$300,000 10-15 years 

Replace Gangways 
(including utilities) 

Remove and replace gangways 
with new aluminum gangways (5). 

$250,000 10-15 years 

Replace all 
Moorage Floats 
(B-G), Fuel Float, 
and Guest Float 
(including utilities) 

Replace floats with new concrete 
floats and new galvanized steel 
piles. See Appendix F for detailed 
cost estimate. 

$11,000,000 15 years 
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Table 4.  Dock Facilities Recommended Repairs - Low Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

Replace Concrete 
Boat Launch Ramp 

Remove existing concrete launch 
ramp and install new (~ 10,000 sf) 

$500,000 10 years 

Replace Boat 
Launch Floats 

Remove and install new steel 
framed polyethylene tub floats and 
new galvanized steel piles 
(~1500 sf and 4 piles) 

$200,000 10 years 

Replace 3” Potable 
Water Upland 

Remove or abandon existing 
potable water line and install new 
(~1500 feet). 

$50,000 10-15 years 

Update/Replace 
Sanitary Sewer 
System & Tie-In to 
City Sewer System 

Sewer tie to City system (Cost per 
Port of PA report). 

$480,000 10 years 

Breakwater Riprap 
Repairs 

Repair loose or missing armor 
rock. See Appendix F for detailed 
cost estimate. 

$150,000 20 years 

Replace Fuel Tanks 
and Piping 

Remove the existing tanks and 
piping and install new double-wall 
containment tanks and piping and 
associated monitoring equipment. 

$150,000 15 years 

Total Construction Cost – Capital Improvement/Maintenance:  $14,410,000 

Note that construction cost includes mobilization/demobilization, contractor general conditions, 
and contractor overhead and profit but does not include any escalations, contingencies, sales tax, 
permitting, engineering, etc.  Cost estimate methodology is based on a 25-year design life for 
timber members and a 50-year design life for concrete and steel members, with the assumption 
of proper maintenance.  Once members reach the end of their design life, they typically need to 
be replaced rather than undergo further repairs and maintenance.  Estimated construction costs 
are based on RS Means, bid tab results from recent projects, and correspondence with suppliers, 
manufacturers, and contractors. 

Remaining Useful Service Life 

Typically, timber structures and floats along the waterfront are assumed to have an approximately 
25-year useful service life, and concrete structures and floats are assumed to have an approximately 
50-year useful service life.  The useful service life can be exceeded if the systems are not subject to 
mechanical damage, biological deterioration, or overloading.  The existing piers, floats, piles, and 
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boat launch are approximately 17 to 34 years old and still have some useful service life remaining 
due to their protected location and the continued maintenance that has been performed.  

The upland site elements including pavement, sidewalks, and utilities are assumed to have an 
approximately 25 to 50 year useful service life as long as they are not subject to overloading or 
mechanical damage.  The existing upland site elements are approximately 30 years old and have 
some useful service life remaining. 

Given the overall age of the marina elements, ongoing maintenance requirements are expected to 
increase significantly as more of the components age and require replacement.  A summary of the 
remaining useful service life for the marina elements is provided below.  Note that the estimate of 
service life remaining assumes continued proper maintenance and repair of the systems. 

Table 5.  Dock Facilities - Service Life Remaining. 
Item Service Life Remaining

Fixed Pier Floats B-D, Gangway, Gate Structure 10-15 years 
Fixed Pier Floats E & F, Gangway, Gate Structure 10-15 years 
Fixed Pier Floats G & H, Gangway, Gate Structure 10-15 years 

Fixed Pier Piles 25 years 
Float B-D Walkway, Float B, Float C,  Float D 15 years 

Floats B-D, B, C, & D Piles 25 years 
Float E-F Walkway, Float E, Float F 15 years 

Floats E-F, E, & F Piles 25 years 
Float G-H Walkway, Float G, Float H 15 years 

Floats G-H, G, & H, and Piles 25 years 
Guest Float Pier, Gangway, Float, and Piles 15-20 years 
Fuel Float Pier, Gangway, Float, and Piles 15-20 years 

Boat Launch Concrete Ramp, Float, and Piles 5-10 years 
Marina Utilities 5 years 

Riprap Breakwater 30-50 years 
Guard Rail 5 years 

Upland Utilities 10-20 years 
Site Paving 5 years 

Repairs to replace substantial float and pier components, such as concrete float modules, walers, 
thru-rods, utilities, and pile hoops, stringers, decking, etc., could extend the life of the system.  
However, it is likely that the maintenance and component replacement costs will not be 
economical beyond 15 years, and replacement of the float and pier systems may be preferred 
over substantial repairs.  The piles were noted to have mainly abrasion damage and are 
anticipated to outlive the existing float system.   
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Ongoing Maintenance Recommendations 

Periodic inspections should be performed in accordance with the ASCE MOP 130-2015, 
Waterfront Facilities Inspection and Assessment, which recommends another routine inspection 
in approximately four years, given the deterioration observed. 
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CONDITION ASSESSMENT – ELECTRICAL (MARINA) 

Electrical Information 

This assessment includes power and lighting systems on the fixed piers, gangways, and floats.  
The power and lighting systems are substantially the same as the original installation that was 
done in 1984 and expanded a few years later.  The original design was based on 20-amp, 
120-volt shore power connections for each slip (common practice for pre-1990 construction).  
The power and lighting configuration are broadly the same for each dock and consists of shore 
power pedestals, pole mounted luminaires, in-float wiring, dock-to-shore wiring transitions, and 
upland distribution and service panels. 

This report notes deficiencies as observed.  This report, however, does not represent a complete 
or comprehensive list of all deficiencies that exist in the marina.  The observations were visual in 
nature; panels and boxes were opened to for visual inspection of the interiors.  Electrical testing 
was not a part of this effort. 

Table 6.  Condition of Electrical (Marina). 

Item  Photo Rating Existing Condition 

Shore Power 
Pedestals 

EM1 Fair Shore Power:  Shore power is provided by pre-
assembled SeaTech shore power heads mounted 
on pressure treated timber posts.  Pedestals are 
roughly centered between the finger floats.   
 
With a few exceptions, most pedestals serve two 
slips; each with 30-amp, 120-volt twist lock 
receptacles.  Pedestals are equipped with metering 
hardware including a non-resettable usage counter 
for each slip.   
 
The shore power pedestals have been changed 
since the original construction.  General condition 
of shore power pedestals is fair. 

Pole Mounted 
Luminaires 

EM2 Poor Dock Lighting: Dock lighting is provided by 
70-watt high-intensity discharge (HID) luminaires 
mounted to pressure-treated timber posts.  
Mounting height is approximately 10 feet.  
Spacing between pole-mounted luminaires is 
between 50 and 70 feet.  Luminaires are supplied 
via the nearest shore power circuit. 
 
The luminaires serving the marina floats have 
reached the end of their service life.  Lenses are 
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Table 6.  Condition of Electrical (Marina). 

Item  Photo Rating Existing Condition 

commonly obscured; watertight integrity of the 
luminaires is in question; corrosion is observed on 
the exterior housings.  Surface wiring on poles 
appears serviceable; however, steel fasteners are 
corroding.  Timber posts are in very good 
condition. 
 
HID dock lighting is operationally obsolete.  
Maintenance and energy costs, if it is not 
currently, will soon rise to exceed the value of 
replacement with new LED lighting system.  
Further, the diminished performance of the 
luminaire may result in substandard illuminance of 
the walking surfaces and cause an unsafe 
condition for users. 

In-float 
Wiring 

EM3 Fair Dock wiring is installed in internal chases inside 
the floating concrete dock.  Flush mounted 
junction boxes along the length of the dock 
provide access to the internal chases.   
 
PVC conduit and type THW wire is installed 
inside the dock chases.  Tap conductors to the 
shore power heads are spliced off the feeder using 
epoxy splice kits.  The original (#12) tap 
conductors have been replaced with #10 wire to 
accommodate 30-amp outlets. 
 
Wiring is in reasonably good condition for its age.  
No cracking of the insulation was noted in 
sampled locations.  It is important to note that 
visual inspection cannot detect a breakdown of 
insulation.  Ageing systems must be tested to 
ensure safe operation. 

Dock-to-
Shore Wiring 
Transitions 

EM4 Fair Electrical feeders from shore to the floating docks 
are installed below the gangway.  Portable power 
cable (Type G) is used to provide flexible 
connections between the shore, gangways, and 
floating docks.  The portable power cable spans 
between a junction boxes on mounted to the 
underside of the gangways to box mounted to the 
top of the dock and below the approach pier. 
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Table 6.  Condition of Electrical (Marina). 

Item  Photo Rating Existing Condition 

These connections are in good condition.  Minor 
repairs and re-securing of wiring/raceway will be 
necessary soon. 

Upland 
Distribution/ 
Service 
Panels 

EM5 Good The source of the electrical power for each dock 
or in this case, each gate (group of docks), 
originates at distribution panels on the upland side 
of each gatehouse.  Each service provides at 
800-amps, 120/240-volt, single phase.  Circuits 
and feeders from these panels supply two circuits 
on each dock; on for the north side pedestals and 
another for the south side. 
 
The stainless-steel service panels are 
manufactured by Skyline Electric in Seattle.  Each 
panel contains a meter, CT enclosure, and 
distribution panel (with a main breaker).  
Enclosures are in very good condition with some 
minor exterior discoloration and internal 
corrosion.  Interiors are dry.  Main circuit breakers 
are Westinghouse Selectronic with adjustable 
plugs. 
 
Breakers should be cycled and wiring terminations 
checked for tightness.  Torque to manufacturers 
recommended values. 
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ANALYSIS – ELECTRICAL (MARINA)  

Review of Background Information (Electrical) 

Electrical distribution and lighting systems at the marina have been well maintained and are in 
fair condition based on age.  Wiring methods and products are commonly used in similar 
installations across the state.  Annual maintenance plans, as recommended by NFPA 303, should 
be implemented.  Because shock hazards and fire most often occur in areas that cannot be 
detected by visual observation, testing of the electrical feeders and circuit breakers is 
recommended.  Failure in a circuit could result in fire or injury; further, repair of a failure may 
involve significant upgrade costs for a dock – see the following explanation. 

The National Electrical Code has undergone ten or more cyclical updates since construction.  As 
such, the marina is not compliant with many aspects of the 2017 or 2020 edition - nor the 
corresponding Washington Administrative Code (WAC) revisions.  The WAC does not provide 
for ‘grandfathering’ of installations based on code at the time of installation.  Neither does it 
require changing an installation with each code cycle.  The WAC requires upgrades to electrical 
system when an existing condition is considered dangerous to the public or property; or when 
upgrading or rebuilding.  There were no dangerous conditions observed at the marina during this 
investigation, however, due to the age of this installation, any changes that an owner would make 
to the electrical system would trigger a set of new requirements that will necessitate major 
upgrades to the existing system. 

Recommended Repairs – High Priority  

None. 

Recommended Repairs – Medium Priority  

Table 7.  Electrical (Marina) Recommended Repairs - Medium Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 

Feeders and 
Connections 

Engage a testing agency to verify the integrity of 
feeder insulation.  Feeder insulation will begin 
to lose its effectiveness over time; particularly in 
systems over 30 years old.  Portable power cable 
in water begin to fail after 20 years. 

$15,000 

Replace HID Dock 
lighting with LED 

Replace existing luminaires with new LED 
heads (reuse existing wood poles). 

$75,000 
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Recommended Repairs – Low Priority  

Table 8.  Electrical (Marina) Recommended Repairs - Low Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 

Electrical & Lighting 
Distribution System 
Replacement 

Electrical system replacement should take place 
in the next 10 to 15 years.  The existing 
configuration would support a phased upgrade if 
done by gatehouse. 

$1,200,000 

Total Cost – Capital Improvement/Maintenance   $1,290,000 

Remaining Useful Service Life 

Service life of electrical components overwater is generally considered to be 25 years.  With 
extended maintenance a system can operate safely for much longer.  At over 30 years it is 
expected that the long-term costs of maintenance and repair will begin to exceed the amortized 
cost of replacement. 

Table 9.  Electrical (Marina) Service Life Remaining. 

Item Service Life Remaining 

Shore Power Pedestals 20 years. 

Pole-Mounted Luminaires 0 years (operationally obsolete) 

In-Float Wiring <10 years. 

Dock-to-Shore Wiring Transitions <5 years. 

Upland Distribution and Service Panels 10 years. 

Ongoing Maintenance Recommendations 

Comply with NFPA 303 recommended practices. 
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CONDITION ASSESSMENT – BUILDINGS (STRUCTURAL 
AND ARCHITECTURAL) 

Reid Middleton performed a site visit condition assessment of the three building structures at the 
Marina on February 6, 2019.  The building structures include the Administration Building, the 
Remote Restroom Building, and the Maintenance Building.  During the site visit, the existing 
construction was compared with the available as-built drawings to observer discrepancies.  The 
existing construction for both the Administration (including restaurant) and Restroom buildings 
were generally observed to be consistent with the as-built drawings.  

The condition assessment for the buildings was performed based on available record drawings 
and limited visual observation of the structure.  No destructive testing was performed to qualify 
as-built conditions and to verify the quality of materials and workmanship.  No other warranty is 
made as to the professional advice included in this report.  This report provides an overview of 
the visual condition assessments and does not address programming and planning issues.  The 
seismic analysis of the buildings is not included in the scope of the services and does not address 
the seismic deficiencies in the buildings.  This report has been prepared for the exclusive use of 
the City of Sequim and is not intended for use by other parties, as it may not contain sufficient 
information for other parties' purposes or their uses. 

The following observation condition ratings are used in this report:  

Good No visible damage or only minor damage is noted.  No repairs are required. 

Satisfactory Limited minor to moderate deterioration was observed.  No repairs are required. 

Fair Primary elements are sound, but minor to moderate defects or deterioration are 
observed.  Repairs are recommended, but the priority of the recommended repairs 
is low. 

Poor Advanced deterioration is observed on widespread portions of the structure.  
Repairs may need to be executed with moderate urgency. 

Serious Advanced deterioration or breakage may have affected the primary structural 
components significantly.  Local failures are possible, and repairs should be 
carried out on a high-priority basis. 

Critical Extremely advanced deterioration or breakage has resulted in localized failure(s) 
of primary structural components.  More widespread failures are possible or likely 
to occur, and repairs should be carried out on a high-priority basis. 
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Table 10.  Condition of Buildings. 

Item/System  Photo Rating Existing Condition 

Admin. Bldg. 1   
Gutter 2 Serious Damage, water leaks. 
Soffit 3 Serious Significant water damage to the exterior soffit 

around the perimeter of the building below the 
main floor roof due to the faulty gutter system.   

Guardrail 4, 5 Fair The timber guardrail is in fair condition overall 
with moderate deterioration of the timber 
members and minor corrosion on steel members.  
Approximately 25 percent of the guardrails are 
damaged and need to be repaired or replaced. 

Top timber rail 
at north stair 

6 Fair Deteriorated by fungal decay 

All visible 
items 

1, 7, 8 Satisfactory 
to Good 

Exterior and interior walls, columns, decking, 
floors, beams, trusses, stairs, windows and doors 
with their frames, siding, roofing, louvers, 
ceiling, and other misc. items. 

Invisible items  Satisfactory 
to Good 

(assumed) 

Insulation, studs, piers, footings, framed 
structures, etc.  – Conditions of invisible items are 
assumed to be Satisfactory to Good based on the 
current condition of the visible items. 

Remote 
Restroom Bldg. 

9   

All visible 
items 

9 Good Interior walls, floor, windows and doors with 
their frames, shingles, roofing, louvers, ceiling, 
gutters, and other misc. items. 

Invisible items  Good 
(assumed) 

Exterior CMU walls, insulation, footings, roof 
truss, sheathing, etc.  – Condition of invisible 
items are assumed to be Good based on the 
current condition of the visible items. 

Maint. Bldg. 10   
All visible 
items 

10 Good Interior walls, floor, windows and doors with 
their frames, shingles, roofing, louver, chain-link 
fence, ceiling, gutters, and other misc. items. 
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Table 10.  Condition of Buildings. 

Item/System  Photo Rating Existing Condition 

Invisible items  Good 
(assumed) 

Exterior walls, studs, insulation, footings, roof 
truss, sheathing, etc.  – Condition of invisible 
items are assumed to be Good based on the 
current condition of the visible items. 
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ANALYSIS – BUILDINGS (STRUCTURAL & ARCHITECTURAL) 

Review of Background Information  

Administration Building 

The administration building is a partial three-story building with a daylight basement, originally 
constructed in 1984.  Upgrades to the building were performed in 1990.  The upgrades to the 
building included expansion of deck and railing along the south and east side of the building 
(toward the marina) at the basement level.  The expansion also appears to include the addition of 
new footings and piers. 

The structural system of the building is a mix of cast-in-place concrete walls and wood stud 
walls with wood floor and roof framing construction.  The building is constructed on a sloping 
grade with partial daylight basement.  The exterior and interior concrete walls are 8 inches thick 
and composed of both the lateral-force-resisting systems (LFRS) of the building and the majority 
of the vertical-load-bearing systems at the basement level and main floor.  The second partial 
floor and tower structure are constructed of a mix of concrete and wood stud walls over the 
concrete walls below.  The floor framing consists of pre-manufactured truss joist spanning 
between glulam beams and concrete walls.  The glulam beams are supported on wood posts and 
shallow concrete spread footings.  The low roof over the main floor is constructed with 3-inch 
tongue and groove (T&G) decking overlain on the glulam purlins forming a hip roof.  The high 
roof over the second floor and tower roof framings are constructed with 2x wood joist with 
1/2-inch-thick plywood overlaid.  Both hip roofs at the tower and a low roof over the main floor 
consist of metal roofing and a high roof over the second floor consists of built-up membrane 
roofing. 

During the site visit, no significant damage to the concrete walls of wood columns was observed.  
Only minor hairline cracks were observed at the concrete walls that are not covered with 
architectural finishes.  Following is a summary of the damages that were observed in the 
Administration building: 

 Significant water damage to the exterior soffit around the perimeter of the building below 
the main floor roof due to the faulty gutter system.   

 Several railing connections observed to have been corroded.  
 A portion of the railing along the north ramp observed to have rotten wood at the top rail.  
 A top rail along the north stair observed to be hollow at the end.  

Remote Restroom Building 

The Remote restroom building is a one-story building with a mix of wood and reinforced 
concrete masonry unit (CMU) construction.  The exterior and interior walls are constructed of 
8-inch-thick reinforced CMU walls supported on continuous concrete footings.  Roof framing 
consists of plywood sheathing on 2x8 hip roof trusses supported by exterior CMU walls.  The 
restroom building has metal roofing over insulation and plywood sheathing.  The exterior CMU 
walls have wood shingles over 1/2-inch plywood, 1x4 wood furring, and insulation. The 
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foundation system for the building consists of reinforced concrete foundation walls on 
continuous strip footings under the exterior and interior CMU walls, and 4-inch-thick concrete 
slab-on-grade floor. 

During the site visit, no significant damage to the structural or nonstructural components of the 
building was observed.  The building appears to be in good condition.   

Maintenance Building 

The Maintenance building is a one-story, one room building comprised of wood construction.  
The exterior walls are constructed of 2x4 wood studs at 16 inches on center with cedar shingles 
over 1/2-inch-thick plywood on the exterior face of the wall.  The roof framing consists of 
1/2-inch-thick plywood overlaid over 2x wood hip trusses supported by the exterior stud walls.  
The building has metal roofing over the plywood sheathing.  The foundation system for the 
building consists of reinforced concrete foundation walls on continuous strip footings under the 
exterior walls and 4-inch-thick concrete slab-on-grade floor. 

During the site visit, no significant damage to the structural or nonstructural components of the 
building was observed.  The building appears to be in good condition.   

Recommended Repairs – High Priority  

Table 11.  Buildings Recommended Repair - High Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

Gutter System 
(Admin Bldg.)  

Repair or replace gutter system  
(Qty: ~400 feet). 

$4,000 Within 1 year 

Exterior Soffit 
(Admin Bldg.)   

Replace damaged wood soffit with 
new coated metal soffit.   
(Qty: ~2,500 sf) 

$31,500 Within 1 year 

Recommended Repairs – Medium Priority 

Table 12.  Buildings Recommended Repair - Medium Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

Top rail at north stair 
handrail (Admin 
Bldg.) 

Replace damaged timber top 
handrail with new metal handrail 
at north stair.(Qty: ~24 feet) 

$1,500 2-3 years 

Timber Guardrail 
Replacement  
(Admin Bldg.)   

Replace timber guardrail with 
new metal guardrail. ~1,000 feet 
of timber guardrail.  
(Qty: ~300 feet) 

$42,000 2-3 years 
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Recommended Repairs – Low Priority  

The low priority recommended repairs are mainly elements that will be at the end of their useful 
life and should be replaced within the next 20 years due to expected additional deterioration.  
With consideration of the current conditions and remaining lives of major components of the 
remote restroom and maintenance buildings, no low priority recommended repairs for the 
buildings are needed within the next 20 years. 

Table 13.  Buildings Recommended Repair - Low Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 
Recommended 

Timeline 

Replacement - Siding 
(Admin Bldg.) 

Replace existing siding with new 
hardie board siding.   
(Qty: ~2,700 SF) 

$18,000 15 years 

Replacement - 
Roofing 
(Admin Bldg.)   

Replace existing metal with new 
coated galvanized metal roofing 
(including replacement of torch 
down roofing). (Qty: ~4,350 SF) 

$54,000 15 years 

Painting – Exterior 
(Admin Bldg.)   

Painting with caulking  $18,000 10 years 

Painting – Interior 
(Admin Bldg.)   

Painting $25,000 10 years 

Total Cost – Capital Improvement/Maintenance   $158,500 

Remaining Useful Service Life 

Table 14.  Buildings Service Life Remaining. 

Buildings Service Life Remaining 
Administration Building 20 or more years 

Remote Restroom 20 or more years 

Maintenance Building 20 or more years 

 



City of Sequim 33 March 2019 
John Wayne Marina 
Condition Assessment 

CONDITION ASSESSMENT – ELECTRICAL (BUILDINGS) 

Information 

This assessment includes power, lighting, and communications systems, in the administration 
and restroom buildings.  These systems are substantially the same as the original installation that 
was done in 1984.  This report does not address electrical code deficiencies as they relate to 
current code. 

This report notes conditions as observed.  This report, however, does not represent a complete or 
comprehensive list of all deficiencies that exist in the buildings.  The observations were visual in 
nature; panels and boxes were not opened for visual inspection of the interiors.  Electrical testing 
was not a part of this effort. 

Table 15.  Condition of Electrical (Buildings). 

Item  Photo Rating Existing Condition 

Building 
Power System 

E1 Fair The administration building is fed from a pad-
mounted transformer located on the north side of 
the building.  An underground service extends 
from the transformer to an 800-amp, 120/208-volt, 
three phase, four wire, service distribution panel to 
an electrical room in the lower level of the 
building.  Sub panels in the upstairs kitchen and 
mechanical room are fed from this panel.  
Additional subpanels are fed from Panel A (also in 
the electrical room). 
 
Additional services are tapped off the service 
feeder from the pad-mounted transformer.  These 
services are separately metered.  Submeters are 
provided for SBYC, bosuns locker, restaurant, and 
restaurant water heaters.  
 
Wiring is predominantly building wire in conduit 
(EMT) with set screw fittings.  Branch circuits 
have been altered over time due to operational and 
tenant changes. 
 
Overall distribution system installation is 
consistent with commercial buildings of this age 
and type.  Years of tenant changes have resulted in 
a complex interweave of branch circuits and 
systems.  Nothing unsafe was observed during the 
walkthrough; however, circuits and their origins 
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Table 15.  Condition of Electrical (Buildings). 

Item  Photo Rating Existing Condition 

should be identified and marked to ensure that 
electricians working on the systems can make the 
system safe.  The original and additional services 
in the electrical room should be placarded as 
‘Service Disconnect’ so that all energized circuits 
within the building can be de-energized if 
necessary. 
 
The power system is in fair condition.  Safety 
features, such as GFCI outlets, should be checked 
to ensure proper operation.  Terminations should 
be tightened and overcurrent protection (circuit 
breakers) should be cycled.  Ground continuity 
should be checked; service ground bonding should 
be tested. 
 
Electrical wiring in the restroom building is of the 
same construction type and is in comparable 
condition. 

Building 
Lighting 
System 

E2 Fair Interior building lighting systems include various 
types of fluorescent luminaires.  Fluorescent lay-in 
troffers are installed in T-bar ceilings, fluorescent 
fixtures with wrap-around lenses are used on hard 
(gypsum) ceilings, and open tube fluorescent strip 
lights are provided in utility spaces. 
 
Emergency exit signs and emergency battery 
powered lighting is provided in corridors and 
stairwells.  Proper operation and coverage should 
be tested during annual maintenance. 
 
Exterior lighting is comprised of HID wall packs 
and low-bay HID fixtures in the covered corridor.  
Exterior wall packs are non-cutoff type flood 
lights. 
 
Lighting system fixture types and performance is 
not ideal, but commensurate with buildings of 
similar age.  Fixture or lamp replacement with 
LED sources would improve performance and 
lower energy costs.  Occupancy sensors and 
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Table 15.  Condition of Electrical (Buildings). 

Item  Photo Rating Existing Condition 

daylighting controls would also help conserve 
energy. 

Building 
Comm. 
Systems 

E3, E4 Good The administration building was constructed 
before the widespread use of computer and data 
systems.  The building is not provided with spaces 
for installing data cabling and equipment.  T-bar 
ceilings provide some access through the spaces, 
but concrete construction and hard-lid 
construction limits access in some areas.  Because 
of these constraints, data equipment and wiring are 
installed in disorganized fashion. 
 
Antennas, cameras, and other communication 
equipment appear to be in good condition.  
Weighted system for securing roof mounted 
antennas should be reviewed for roof loading. 

Building Fire 
Alarm System 

  The building does not have an automatic fire 
alarm system. 
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ANALYSIS – ELECTRICAL (BUILDINGS) 

Recommended Repairs – High Priority  
Table 16.  Electrical (Buildings) Recommended Repair - High Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 

Fire Alarm System Provide automatic fire alarm system for the 
building.  Requirements for the marina should 
be reviewed with the local fire marshal. 

$50,000 

Recommended Repairs – Medium Priority  
Table 17.  Electrical (Buildings) Recommended Repair - Medium Priority. 

Structure/Items Recommendation 
Probable 

Construction Cost 

Update Building 
Lighting System 

Replace existing luminaires and/or lamps 
with LED sources. 

$40,000 
$10,000 (lamps only) 

Recommended Repairs – Low Priority  

None. 

Total Cost – Capital Improvement/Maintenance   $100,000 

Remaining Useful Service Life 
Table 18.  Electrical (Buildings) Service Life Remaining. 

Item Service Life Remaining 
Building Power System 20 or more years  

Building Lighting System 10 years 

Building Communication System 20 or more years 
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CONDITION ASSESSMENT – MECHANICAL (BUILDINGS) 

The mechanical conditional assessment of the marina facilities included the primary original 
Harbormaster’s building, restaurant addition, and the stand-alone restroom building.  The 
original Administration building was constructed in 1984, with additions and or retrofits 
occurring in 1989, 1990, and 2008 along with mechanical equipment upgrades and replacements 
since 2009 continuing through the summer of 2018.  

Within the Harbormaster building, each of the three floor areas (zones), was reviewed by way of 
minimally invasive physical access to each space/system in conjunction with existing 
documentation, specifications, and drawings, as available.  Visual observations, including 
multiple photos, were taken to clarify the current operational conditions, items in need of repair 
and or replacement and to note items not in conformance with current adopted codes and or 
standards. 

Regarding the stand-alone restroom building, also constructed in 1989, all the original 
construction and mechanical equipment is still in place.  Again, physical access with visual 
record comprised the effort in assessing the existing conditions. 

Site observation for all mechanical related items shall be considered as Level 1, a visual 
inspection focusing on items considered damaged, deteriorating, and or non-functional by way of 
operation.  No invasive procedures were used in providing conditional assessment of the 
mechanical equipment and or systems. 

The general condition of mechanical equipment and systems noting damage conditions observed 
are discussed below.  Photos of each element are included in the appendices.  With respect to the 
structural report format above, the mechanical followed the same observation condition ratings 
as noted below:  

Good No visible damage or only minor damage is noted.  No repairs are required. 

Satisfactory Limited minor to moderate deterioration was observed.  No repairs are required. 

Fair Primary elements are sound, but minor to moderate defects or deterioration are 
observed.  Repairs are recommended, but the priority of the recommended repairs 
is low. 

Poor Advanced deterioration is observed on widespread portions of the mechanical 
system and or equipment.  Repairs may need to be executed with moderate 
urgency. 

Serious Advanced deterioration, leaks, or inoperable equipment/controls may have 
affected the primary mechanical components significantly.  Local failures are 
possible, and repairs should be carried out on a high-priority basis. 

Critical Extremely advanced deterioration, leaks, abandoned equipment and lack of 
electronic control of the existing equipment has resulted in localized failure(s) of 
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primary mechanical components.  More widespread failures are possible or likely 
to occur, and repairs should be carried out on a high-priority basis. 

Table 19.  Condition of Mechanical Systems & Equipment. 

Item/System  Photo Rating Existing Condition 

Harbormaster Building 
HP-1 1 & 2  

  
Good Split-system heat pump.  Indoor unit replaced in 

2016, unit in good condition.  The outdoor unit is 
original and in satisfactory condition.  System 
serves the main floor level, primarily the meeting 
room, and some ancillary spaces. 

HP-2 3 & 4 Fair Split-system heat pump.  Indoor/outdoor units are 
of the original installation and are in fair condition 
but at the end of their functional life.  System 
serves the Yacht Club, located within the main 
floor level. 

HP-3 5 & 6 Fair Split-system heat pump.  Indoor/outdoor units are 
of the original installation and are in fair condition 
but have been abandoned in place as a different 
system type was provided in 2016.  System serves 
the Harbormaster’s Office, located on the upper 
floor level. 
 
System is in fair condition, but no longer in 
operation. 

F-1 7 Fair Furnace with electric heat.  Unit was replaced in 
2008 and is in good condition.  System serves 
basement spaces. 

Ductwork 8, 9, 19, 
11 & 12 

Satisfactory All the supply, return, exhaust, and outside air 
ductwork is original along with all the 
corresponding grilles, registers, and diffusers and 
all are in satisfactory condition. 

Controls 13, 14 & 
15 

Satisfactory Primarily, each heat pump and furnace system are 
controlled via a wall mounted 7-day 
programmable thermostat.  Each zone can be set to 
custom parameters manually and the overall 
condition is satisfactory with the exception of 
controls serving the heat exchanger assembly.  
The mini-split systems are equipped with remote 
thermostats and are in good condition and the 
packaged wall heat pumps are equipped with 
integral thermostats, all in good condition. 
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Table 19.  Condition of Mechanical Systems & Equipment. 

Item/System  Photo Rating Existing Condition 

WP-HP-1 16 Fair Wall packaged heat pump.  Unit serves the tower 
and is in fair condition. 

WP-HP-2 17 Good Wall packaged heat pump.  Unit serves the Pelican 
Bar, replaced in 2008 and is in good condition. 

HX-1/EF-1 18, 19 & 
20 

Poor Heat exchanger/exhaust fan.  Assembly is original 
and not functioning as designed.  Associated 
control dampers are non-operable and can only be 
adjusted manually.  

EF-2 21 Satisfactory Exhaust fan serves Type 1 hood located within 
kitchen space associated with the Meeting Room.  
Original installation/fan assembly abandoned in 
place.  New exhaust fan and associated ductwork 
provided in 2009, system in satisfactory condition. 

EF-3 22 Satisfactory Exhaust fan serves men’s restroom, Main floor 
level, original installation, satisfactory condition. 

EF-4 N/A Satisfactory Exhaust fan serves women’s restroom, main floor 
level, original installation, satisfactory condition. 

Mini-Split 
System “A” 

23 Good Split-system heat pump assembly with indoor wall 
hung unit and outdoor inverter unit.  System 
replaced HP-3, Harbormaster Office, in 2016 and 
is in good condition. 

Mini-Split 
System “B” 

24 & 25 Good Split-system heat pump assembly with indoor wall 
hung unit and outdoor inverter unit.  Original 
mini-split system provided under restaurant 
construction in 2008, system was replaced in 2016 
and is in good condition. 

DWH-1A/1B 26 & 27 Fair Dual domestic water heater assembly.  The 
original single domestic water heater was replaced 
with the dual arrangement in 1999.  Numerous 
modifications have occurred over the years and 
current operation and control is Fair.  The 
expansion tank and circulating pumps do not 
appear to have been sized properly, affecting 
overall system efficiency. 

DWH-2 28 Good Domestic water heater assembly.  The original 
water heater was replaced with an instantaneous 
electric water heater in 2008.  Assembly serves 
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Table 19.  Condition of Mechanical Systems & Equipment. 

Item/System  Photo Rating Existing Condition 

Upper Level Harbormaster Office restroom and is 
in good condition 

Plumbing 
System – 
Piping  

29, 30, 
31, 32 & 

33 

Fair Overall, the domestic sanitary, vent and potable 
water service piping is in fair condition.  Piping is 
missing insulation in many locations and there 
appears to be a lack of dielectric unions 
throughout.   
 
The piping system as a whole has been modified, 
repaired, capped, and or abandoned in several 
areas throughout the building with little to no 
documentation as to where the above occurred.  
Overall, the piping systems are in fair condition. 

Plumbing 
Fixtures - 
Restrooms 

34, 35, 
36, 37 & 

38 

Good Without exception, the lion share of the fixtures 
are original and in good condition.  Minor 
blemishes, chips, and mismatched handles 
constitute the majority of the issues and overall, 
the plumbing fixtures are in good condition.  

MUA-1 39 & 40 Good Make-up air unit, provided in 2018, serves the 
restaurant Kitchen and corresponding Type I hood.  
System is in good condition. 

EF-K1 41 Good Type I exhaust fan provided in 2008 under the 
restaurant construction.  Fan is in good condition 
and interlocked controls with hood and make-up 
air unit are in good condition. 

Restroom Building 
F-2 42 Poor Electric furnace, original construction, unit 

approaching end of life expectancy. 
EF-5 43 Satisfactory Exhaust fan serves women’s restroom, original 

installation, satisfactory condition. 
EF-6 N/A Satisfactory Exhaust fan serves men’s restroom, original 

installation, satisfactory condition. 
EF-7 44 Satisfactory Exhaust fan serves waste disposal room, original 

installation, satisfactory condition. 
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ANALYSIS – MECHANICAL (BUILDINGS) 

Review of Background Information  

To understand the numerous additions, replacements, and or repairs to the various mechanical 
systems within the primary building, Sazan reviewed all the provided documentation, including 
drawings from previous construction efforts and project specifications.  In addition, numerous 
conversations with the current Harbormaster provided specific details as to why and when 
mechanical equipment was replaced and or provided under new construction.  It is important to 
note that the majority of the mechanical system upgrades over the years have not been 
documented by way of updated record or as-built drawings and as such, the following items are 
not necessarily in chronological order by way of installation date.  

The general condition of mechanical equipment and systems noting damage conditions observed 
are discussed below.  Photos of each element are included in the appendices.  With respect to the 
structural report format above, the mechanical followed the same observation condition ratings 
as noted below:  

Recommended Repairs – High Priority  

Table 20.  Mechanical (Buildings) Recommended Repairs - High Priority. 

Mechanical/Items Recommendation 
Probable 

Construction Cost 

F-2 Replace original with new and upgrade controls. $8,000 
HX/EF-1 Replace system with new and upgrade controls. $10,000 

Recommended Repairs – Medium Priority  

Table 21.  Mechanical (Buildings) Recommended Repairs - Medium Priority. 

Mechanical/Items Recommendation 
Probable 

Construction Cost 

HP-2 Replace original indoor and outdoor units with 
new, interlock with heat exchanger assembly, 
replace refrigerant piping, and upgrade controls. 

$20,000 

WP-HP-1 Replace original unit with new mini-split 
system. 

$10,000 
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Recommended Repairs – Low Priority  
Table 22.  Mechanical (Buildings) Recommended Repairs - Low Priority. 

Mechanical/Items Recommendation 
Probable 

Construction Cost 

HP-1 Replace original indoor and outdoor units with 
new, interlock with heat exchanger assembly, 
replace refrigerant piping and upgrade controls 

$20,000 

F-1 Replace original with new, interlock with heat 
exchanger assembly and upgrade controls. 

$9,000 

WP-HP-2 Replace original unit with new mini-split 
system. 

$10,000 

EF-K1 Replace original unit with new. $5,000 
EF-2 Replace original unit with new. $1,000 
EF-3 Replace original unit with new. $1,000 
EF-4 Replace original unit with new. $1,000 
EF-5 Replace original unit with new. $1,000 
EF-6 Replace original unit with new. $1,000 
EF-7 Replace original unit with new. $1,000 

Mini-Split “A” Replace original system with new. $10,000 
Mini-Split “B” Replace original system with new. $10,000 

MUA-1 Replace original system with new. $10,000 
DWH-1A/1B Replace original system including expansion 

tank, circulating pumps, and controls upgrade. 
$20,000 

DWH-2 Replace original unit with new. $3,000 
Plumbing Systems Selective demolition and new piping to occur at 

each fixture replacement.  Showers drains shall 
be adjusted as current location does not allow 
for wheelchair (ADA) access. (39 locations @ 
$2100 each) 

$82,000 

Plumbing Fixtures Selective, not all to occur concurrently, average 
fixture cost.  (39 locations @ $1250 each) 

$49,000 

Total Cost – Capital Improvement/Maintenance   $282,000 
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Remaining Useful Service Life 

Table 23.  Mechanical (Buildings) Service Life Remaining. 

Item Service Life Remaining 

(Harbormaster Building)  

HP-1 15 years 

HP-2 1-2 years 

HP-3 Abandoned.  Remove equipment. 

F-1 10 years 

WP-HP-1 2 years 

WP-HP-2 5 years 

HX/EF-1 None 

EF-2 10 years 

EF-3 5 years 

EF-4 5 years 

Mini-split “A” 13 years 

Mini-split “B” 13 years 

DWH-1A/1B 10 years 

DWH-2 10 years 

Plumbing Systems 5-10 years 

Plumbing Fixtures 5-10 years 

MUA-1 15 years 

EF-K1 7 years 

(Restroom Building)  

F-2 1 year 

EF-5 5 years 

EF-6 5 years 

EF-7 5 years 
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CONCLUSION 

The fixed piers, floats, concrete boat launch, and upland pavement surfaces and utilities are more 
than 30 years old and approaching the end of their useful service life.  The fixed piers and 
gangways have approximately 10 to 15 years of useful service life remaining, while the concrete 
floats, concrete boat launch ramps, and associated appurtenances have approximately 15 years of 
useful service life remaining.  The marina utilities have approximately 5 years of useful service 
life remaining.  The various types of piles throughout the marina have up to approximately 25 
years of useful service life remaining.  The upland guard rail and site pavements have 
approximately 5 years of useful service life remaining while the upland utilities could have 10 to 
20 years remaining.  These estimates are based on the assumption that the continued proper 
repairs and maintenance of all system components will be performed.  Overall deterioration is 
expected to accelerate given the age of the systems. 

It is recommended that the pier and float systems as well as the boat launch and upland parking 
lot continue to be repaired and maintained and that planning begins for replacement of the float 
and pier systems and site pavements in the future, with the eventual replacement of the upland 
utilities as well. 

No significant damage to the structural or nonstructural components of the administration 
building was observed except for the guardrail, handrail, soffit, and gutters.  The building appears 
to be in satisfactory to good condition with 20 or more years of remaining service life.  The small 
remote restroom and maintenance buildings have no significant observed damage and/or 
deterioration.  They are in good condition with 20 or more years of remaining service life.  

The marina electrical system is in fair condition for its age and time in service.  In all, it is in 
equal or better condition than most comparable marinas systems constructed around the same 
time.  More recent replacement of the shore power pedestals has helped extend the operational 
life of the system.  That said, even with good maintenance, the slow degradation of the wiring 
within the float is unavoidable.  In a marine environment cable insulation begins to fail after 
30-years of service (20-years for submerged cables).  This means that testing of the existing 
electrical system should take place as soon as possible and full replacement planned in the next 
10 to 15 years.  Due to age and code changes since construction, any replacement projects will 
need to be done by gate and will require service equipment changes to meet current Washington 
Administrative Code requirements.  Replacement of the existing dock lights will provide 
immediate benefits in both energy savings and improved illumination levels.   

Building electrical systems are in fair condition.  Conditions observed are typical for buildings of 
this age and construction type.  Construction materials and type are suitable for interior 
distribution.  Electrical service sizes are adequate for the usage and square footage involved; 
though additional restaurant operations should be reviewed carefully prior to installation.  The 
administration building does not contain an automatic fire alarm reporting system.  Lighting 
systems are outdated and inefficient.  The building would benefit from a lighting system upgrade 
to LED fixtures. 

The mechanical systems, primarily plumbing, HVAC, and HVAC controls, for the Harbormaster 
and stand-alone restroom buildings are a hodge-podge of varying manufacturer’s, system types, 
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controls, age, usability, and life expectancy.  Little to no documentation is available on the 
equipment that is 10 years and older.  The majority of the equipment, piping, and or fixtures will 
need to be replaced within the next 10 years with a portion of the items reaching their useful life 
within the next 5 years.  It is important to note that with the current mechanical, plumbing, 
building, and energy codes, any new work will be required to conform to these codes along with 
the equipment selections meeting published criteria, again conforming to current requirements 
and regulations. 

It is important to note that no dedicated fire protection system exists for the site other than local 
suppression systems for the Type I hoods.  Future remodels, retrofits, and or additions may 
require the installation of a dedicated fire protection system per the authority having jurisdiction 
or the Fire Marshall should they not be the same.   

Table 24.  Project Summary. 

Priorities -
Improvement/Maintenance 

Marina and  
Parking Lot 

Building 
Maintenance and 

Improvements Subtotal 

High Priority (Immediate) $36,200 $103,500 $139,700
Medium Priority (within 5 years) $1,383,500 $123,500 $1,507,000
Low Priority (within 20 years) $14,280,000 $349,000 $14,629,000
Total - Capital 
Improvement/Maintenance  

$15,700,000 $576,000 $16,275,000

Total Capital Improvements 2019-2039: $16,275,000 

Note: Construction cost includes mobilization/demobilization, contractor general conditions, and 
contractor overhead & profit, but does not include any escalations, contingencies, sales tax, 
permitting, engineering, etc. 
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APPENDIX A:  ECHELON DIVE REPORT 
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APPENDIX B:  PHOTOS  
(WATERFRONT AND SITE CIVIL) 
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Figure 1.  B, C, D Pier and Gate Structure 

 

 

 

  

Figure 2.  B, C, D Pier Gangway, Piling, Superstructure 
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Figure 3.  E and F Float Pier and Gate Structure 

 

 

Figure 4.  E and F Float Gangway Rusted Grating and Worn Non-Skid Coating 
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Figure 5.  G and H Float Pier and Gate Structure 

 

 

Figure 6.  G and H Float Pier Piling, Gangway, Superstructure 
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Figure 7. Typical Creosote Treated Timber Piling 

 

 

Figure 8. B Float Typical Waler & Concrete Float Condition 
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Figure 9. Float B – Typical Pile Hoop Corrosion 

 

 

Figure 10. Float C/D Typical Condition 
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Figure 11. Float C/D – Typical Finger Condition 

 

 

Figure 12. Float C/D – Typical Damaged Concrete Tri-Frame 
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Figure 13. Floats B/C/D – Typical Deteriorated Rub Boards 

 

 

Figure 14. Floats B/C/D – Typical Growth and Deterioration at Timber Walers 
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Figure 15. Float B/C/D – Kayak Float 

 

 

Figure 16. Float B – Typical Plastic Pile Condition. Note Pile Caps Open. 
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Figure 17. Float B – Major Damage Vertical Crack in Plastic Pile 

 

 

Figure 18. Floats C/D – Typical Creosote Timber Pile Condition 
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Figure 19. Floats E/F – Typical Float Cracking and Waler / Rub Board Deterioration 

 

Figure 20. Floats E/F – Cracking and Rust Staining on Concrete Floats 
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Figure 21. Floats E/F – Concrete Tri-Frame Damage 

 

 

Figure 22. Float E – Typical Plastic Pile Condition 
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Figure 23. Float F – Typical Concrete Pile Condition 

 

 

Figure 24. Float E/F – Typical Timber Pile Condition 
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Figure 25. Floats G/H Typical Condition 

 

 

Figure 26. Floats G/H – Typical Concrete and Waler Condition 
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Figure 27. Floats G/H – Rust Staining on Concrete Floats 

 

 

Figure 28. Floats E/F – Typical Deteriorated Rub Boards 
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Figure 29. Floats G/H – Major Pile Hoop Corrosion 

 

 

Figure 30. Floats G/H- Severe Pile Hoop Corrosion 
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Figure 31. Floats G/H – Typical Timber Pile Condition 

 

 

Figure 32. Guest Float – Pier & Gate Structure Condition 
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Figure 33. Guest Float – Gangway Condition. Note Rusted Grating & Worn Non-Skid Coating. 

 

 

Figure 34. Guest Float – Typical Concrete Float and Timber Waler / Rub Board Condition. 
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Figure 35. Guest Float – Rusted Pile Hoop and Hardware 

 

 

Figure 36. Guest Float – Broken 18 Inch Cleat 
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Figure 37. Guest Float – Typical Creosote Timber Pile Condition 

 

 

Figure 38. Guest Float – Kayak Float 
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Figure 39. Fuel Float – Pier and Gate Structure Condition 

 

 

Figure 40. Fuel Float – Gangway Condition. Note Rusted Grating and Worn Non-Skid Coating. 
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Figure 41. Fuel Float – Typical Concrete Float and Timber Waler / Rub Board Condition 

 

 

Figure 42. Fuel Float – Typical Timber Pile Condition 
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Figure 43. Fuel Float – Corroded Steel Pile at End of Float 

 

 

Figure 44. Fuel Float – Kayak Float 

 



City of Sequim  March 2019 
John Wayne Marina 
Condition Assessment 

 

Figure 45. Boat Launch - Ramp & Float 

 

 

Figure 46. Boat Launch – Typical Concrete Ramp Cracking 
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Figure 47. Boat Launch – Typical Worn Timber Decking and End Rot. 

 

 

Figure 48. Boat Launch – Cracked / Deteriorated Life Ring Cabinet 



City of Sequim  March 2019 
John Wayne Marina 
Condition Assessment 

 

Figure 49. Boat Launch – Pile Hoop Typical Corrosion 

 

 

Figure 50. Boat Launch – Deteriorated Pile Rollers 
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Figure 51. Boat Launch – Typical Rub Board and Bumper Damage 

 

 

Figure 52. Boat Launch – Typical Timber Pile Condition 
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Figure 53. Marina Utilities – Typical Fire Department Connection 

 

 

Figure 54. Marina Utilities – Typical Hose Cabinet Deterioration 
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Figure 55. Marina Utilities – Sanitary Sewer Pumpout on Fuel Float 

 

 

Figure 56. Marina Utilities – Typical Fuel Pump Condition 
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Figure 57. Marina Utilities – Typical Hose Bib Condition 

 

 

Figure 58. Breakwater – Typical Rip Rap 
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Figure 59. Breakwater – Typical Rip Rap 

 

 

Figure 60. Guardrail – Typical Timber Guardrail Damage / Deterioration 
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Figure 61. Guardrail – Typical Timber Guardrail Damage / Deterioration 

 

 

Figure 62. Upland Utilities – Fire Hydrant 

 



City of Sequim  March 2019 
John Wayne Marina 
Condition Assessment 

 

Figure 63. Site Paving – Cracked Pavement with Vegetation Growth. 

 

 

Figure 64. Site Paving – Parking Stall Striping Worn. 
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Figure 65. Site Paving – Typical Cracked Pavement  

 

 

Figure 66. Site Paving – Typical Cracked Pavement 
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Figure 47. Boat Launch – Typical Worn Timber Decking and End Rot. 

 

 

Figure 48. Boat Launch – Cracked / Deteriorated Life Ring Cabinet 
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APPENDIX C:  PHOTOS  
(BUILDINGS – STRUCTURAL AND ARCHITECTURAL) 
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Figure 1.  Administration Building – South Exterior. 

 

 

 

  

Figure 2.  Administration Building – Icicle forming from Damaged Gutter Leakage. 
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Figure 3.  Administration Building – Damage to Soffit from Gutter Leakage 

 

 

Figure 4.  Administration Building – Damage to Top Rail at Ramp Railing 
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Figure 5.  Administration Building – Wood Splitting and Corrosion on Steel Members at Deck 

 

 

Figure 6.  Administration Building – Damage to Top Rail at North Stair 
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Figure 7. Restaurant – Interior 

 

 

Figure 8. Administration Building – Interior 
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Figure 9. Remote Restroom – North Exterior 

 

 

Figure 10. Maintenance Building – Southeast Exterior 
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 APPENDIX D:  PHOTOS  
(BUILDINGS – ELECTRICAL) 
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APPENDIX E:  PHOTOS  
(BUILDINGS – MECHANICAL) 
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HP-1A  (Photo 1) 
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  HP-1B  (Photo 2) 
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  HP-2A  (Photo 3) 
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  HP-2B  (Photo 4) 
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  HP-3A  (Photo 5) 
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HP-3B  (Photo 6) 
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F-1  (Photo 7) 
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Ductwork  (Photo 8) 
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Ductwork  (Photo 9) 
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Ductwork  (Photo 10) 
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Ductwork  (Photo 11) 
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Ductwork  (Photo 12) 
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Controls  (Photo 13) 



City of Sequim  March 2019 
John Wayne Marina 
Condition Assessment 

 

Controls  (Photo 14) 
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Controls  (Photo 15) 
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WP-HP-1  (Photo 16) 
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WP-HP-2  (Photo 17) 
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HX-1/EF-1  (Photo 18) 
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HX-1/EF-1  (Photo 19) 
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HX-1/EF-1  (Photo 20) 
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EF-2  (Photo 21) 
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EF-3  (Photo 22) 
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Mini-Split A  (Photo 23) 
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Mini-Split B  (Photo 24) 
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Mini-Split B  (Photo 25) 
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DWH-1A/1B  (Photo 26) 
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DWH-1A/1B  (Photo 27) 
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DWH-2  (Photo 28) 
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Piping Systems  (Photo 29) 
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Piping Systems  (Photo 30) 
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Piping Systems  (Photo 31) 
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Piping Systems  (Photo 32) 
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Piping Systems  (Photo 33) 
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Plumbing Fixtures  (Photo 34) 
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Plumbing Fixtures  (Photo 35) 
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Plumbing Fixtures  (Photo 36) 
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Plumbing Fixtures  (Photo 37) 
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Plumbing Fixtures  (Photo 38) 
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MUA-1  (Photo 39) 
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MUA-1  (Photo 40) 
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EF-K1  (Photo 41) 
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F-2  (Photo 42) 
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EF-5  (Photo 43) 
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EF-7  (Photo 44) 
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APPENDIX F:  FUEL TANK & PIPING TEST REPORT (2018)  
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APPENDIX G:  COST ESTIMATE DETAIL FOR PAVING, 
RIPRAP, & MARINA REPLACEMENT  



Paving Parking Lot:

NOTE: Costs include contractor general conditions, mob/demob, and OH&P

North Lot

Pavement Demo 7000 SY $15 $105,000

Haul & Dispose 600 CY $25 $15,000

Fine Grade 7,000 SY $1 $7,000

HMA (3") 600 ton $160 $96,000

Pavement Markings 2,600 LF $1 $2,600

$225,600

Central Lot

Pavement Demo 4700 SY $17 $79,900

Haul & Dispose 400 ton $25 $10,000

Fine Grade 4,700 SY $9 $42,300

HMA (3") 400 ton $130 $52,000

Pavement Markings 2,440 LF $1 $2,440

$186,640

South Lot

Pavement Demo 5500 SY $17 $93,500

Haul & Dispose 500 ton $25 $12,500

Fine Grade 5,500 SY $9 $49,500

HMA (3") 500 ton $130 $65,000

Pavement Markings 2,460 LF $1 $2,460

$222,960

Traffic Control 400 HR $50 $20,000

Stormwater Treatment 1 LS $100,000 $100,000

TOTAL: $755,200



Rip Rap Repairs:

NOTE: Costs include contractor general conditions, mob/demob, and OH&P

Shoreline & Breakwater Restoration

Furnish & Place 5% Heavy Loose Rip Rap Replacement 1000 Ton $85 $85,000

Furnish & Place 5% Light Loose Rip Rap Replacement 800 Ton $80 $64,000

TOTAL: $149,000



Marina Rehabilitation:

NOTE: Costs include contractor general conditions, mob/demob, and OH&P, but do not include electrical

Marina Rehabilitation

Mob/Demob 1 LS $50,000 $50,000

Temp Erosion & Sedimentation Control 1 LS $30,000 $30,000

Remove & Dispose Existing Floats incl. Utilities 52312 SF $15 $784,680

Remove & Dispose Existing Timber & Steel Piles 170 EA $1,000 $170,000

Furnish & Install New Concrete Floats 52,312 SF $135 $7,062,120

Furnish & Install Float Appurtenances (cleats, life rings, etc) 1 LS $520,000 $520,000

Furnish & Install New Steel Piles 170 EA $8,000 $1,360,000

Furnish & Install Fire Protection System (dry standpipe) 1 LS $600,000 $600,000

Furnish & Install Potable Water System 1 LS $400,000 $400,000

Furnish & Install Electrical System (incl power pedestals) 1 LS $0 $0

TOTAL: $10,976,800
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